SAN  FRANCISCO  PUBLIC  LIBRARY 


3  1223  03557  4038 
CITYWIDE  LIVE/WORK  ZONING  LEGISLATION 

Summary  Report 
Department  of  City  Planning 
City  and  County  of  San  Francisco 
January  1988 


DOCUMENTS  DEPT. 

r  .  3  2  31988 

SAN  FRANCISCO 

PURLIC  UBQAOV 


San  Francisco  is  home  to  a  large  community  of  performing  and  visual 
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San  Francisco  1s  home  to  a  large  community  of  performing  and  visual 
artists  and  craftspersons.    The  mediums  used  by  local  artists  are  varied, 
ranging  from  painting,  photography,  sculpting,  printmaking,  jewelery,  fiber 
art,  graphic  arts,  music,  dance,  literary  arts,  film,  video,  design  art  and 
various  forms  of  theater  and  performance  art.    Local  art  and  artists 
contribute  positively  to  the  city's  economic  and  cultural  diversity.  The 
city's  artist  community  collectively  contributes  immeasurably  to  the  city's 
image  as  a  culturally  diverse,  charming,  interesting  and  exciting  place  to 
live,  work  and  visit. 

In  San  Francisco,  local  artists  form  a  rather  tight-knit  community. 
Artists  of  varied  mediums  of  artwork  like  to  meet  and  share  Ideas,  materials, 
resources,  contacts  and  work  and  exhibition/performance  spaces.    They  like  the 
synergism  of  collective  work  or  at  least  the  collective  pondering  of  their  own 
creative  ideas  and  "works  in  progress".    This  sense  of  community  is  reflected 
in  their  choice  of  living  and  social  gathering  spaces.    Artists  tend  to  locate 
their  shops,  studios,  galleries,  coffeehouses,  cafes  and  bars  in  close 
proximity  to  one  another.    They  also  like  to  live  in  close  proximity  to  their 
workspace  so  that  they  may  produce  their  art  whenever  that  exhilarating  yet 
illusive  "creative  moment"  strikes  them  and  their  creative  juices  begin  to 


The  California  Arts  Council  estimates  that  10  percent  of  the  city's 
resident  population  are  artists.    Local  surveys  show  that  40  percent  of  the 
city's  artists  prefer  to  live  in  combined  live/work  space  1n  commercial  or 
industrial  buildings. 

Throughout  history,  at  least  since  classical  Greek  and  Mayan  times, 
artists  and  craftspersons  have  shared  living  and  work  space.    This  is  true  of 
our  own  local  artist  community;  in  the  1840' s  1t  was  quite  common  for 
craftspersons  to  live  above  their  shops  and  studios  in  the  South  of  Market 
(formerly  "Happy  Valley"  and  "Pleasant  Valley")  area  of  the  city.    In  recent 
history,  artists  were  living  1n  upper  level  loft  spaces  in  warehouses 
throughout  North  Beach  in  the  1950's.    By  the  1960's,  development  pressures 
there  forced  the  artists  to  look  elsewhere  for  affordable  space.    They  settled 
in  warehouses  along  the  northeastern  waterfront  until  development  pressures 
again  caught  up  with  them.    Loft  warehouses  were  razed  for  new  development  or 
were  converted  to  offices.    In  the  early  1970's  artists  began  to  re-establish 
a  community  in  the  South  of  Market  and  Potrero  Hill  areas  until,  again,  in  the 
1980' s,  development  pressures  forced  them  further  south  to  the  Hunters  Point 
area  or  out  of  the  city. 
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Over  the  past  few  years,  the  city's  artist  loft  dwellers  have  been 
reluctantly  leaving  the  city  in  large  numbers,  moving  to  less  expensive  space 
in  the  East  Bay.    The  city's  remaining  artists  are  clearly  aware  of  these 
pressures  and  trends  are  and  fearful  not  only  of  what  appears  to  them  to  be 
the  inevitable  and  eminent  loss  of  their  own  studio  space  in  the  city,  but  are 
also  fearful  and  saddened  about  the  probable  loss  of  their  sense  of  community 
with  other  local  artists,  the  loss  of  their  network  of  support  services,  and 
the  loss  of  the  creative  exchange  and  stimulation  that  the  local  artist 
community  offers  them  and  their  artwork. 

As  artists  leave  the  city,  the  city  loses  an  important  element  of  its  rich 
cultural  and  economic  diversity.    It  is  worthwile  and  important  to  provide 
resources  and  develop  land  use  policies  and  programs  which  would  facilitate 
the  retention  and  strengthening  of  the  city's  artist  community. 


Preserving  Artist  Housing 

For  a  number  of  years  representatives  of  local  government  and  the  artist 
community  have  joined  forces  to  develop  strategies  for  preserving  and 
enhancing  local  artists,  their  artwork,  and  their  work  and 
performance/exhibition  spaces.    These  measures  include  new  zoning  rules  to 
allow  artist  housing  as  an  "accessory"  use  in  commercial  and  industrial 
districts,  loan  programs  to  create/rehabilitate  small  theaters,  public  art 
programs,  neighborhood  art  programs  and  the  like.    Certainly  more  work  toward 
this  end  is  necessary  and  is  underway.    One  of  the  most  pressing  problems 
today  is  the  significant  loss  of  live/work  and  studio  workspace  for  local 
artists,  resulting  in  a  substantial  and  continual  exodus  of  artists  from  the 
city.    This  lack  of  live/work  space  and  the  resultant  loss  of  artists  is 
seriously  eroding  the  city's  cultural  base  and  creative  environment. 

In  1978  San  Francisco  revised  its  City  Planning  Code  [Section  204.4(b)]  to 
permit  artist  housing  in  commercial  and  industrial  districts  throughout  the 
City,  becoming  the  first  United  States  city  to  do  so.    A  year  later,  the 
California  State  Legislature  enacted  legislation  (Senate  Bill  812)  to  enable 
municipalities  throughout  the  state  to  follow  San  Francisco's  example, 
encouraging  the  creation  of  "alternative  building  standards"  for  conversion  of 
commercial  or  industrial  buildings  to  a  new  class  of  occupancy  called  "joint 
living  and  work  quarters."    The  1978  amendment  to  the  City  Planning  Code 
classifies  the  artist's  residential  use  as  "accessory"  to  the  permitted 
commercial  or  Industrial  art  production  use.    Section  204.4(b),  as  amended  in 
March  1987  to  include  Neighborhood  Commercial  (NC)  Districts,  states: 

"In  any  NC,  C  or  H  District,  dwelling  units  which  are  integrated  with 
the  working  space  of  artists,  artisans  and  other  craftspersons  shall  be 
permitted  as  an  accessory  use  to  such  working  space,  when  the  occupancy  of 
such  dwelling  units  is  confined  to  persons  and  their  families  using  such 
working  space  as  a  means  of  livelihood,  and  where  the  occupancy  meets  all 
applicable  provisions  of  the  Building  Code  and  the  Housing  Code." 
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continued  zoning  legislation  s 

1986. _ 

Section  204.4(b)  of  the  Planning  Code  allows  "live/work"  use  for  artists 
and  craftspersons  in  commercial  or  industrial  districts.    It  does  not, 
however,  establish  specific  density,  parking  or  open  space  standards  for  the 
live/work  use.    These  standards  were  not  codified  for  the  use  and  were  left  to 
interpretation  by  the  Zoning  Administrator  on  a  case-by-case  basis.  The 
definition  of  artist  housing  as  an  accessory  use,  combined  with  the  varying 
Interpretations  of  the  Building  Code  for  live/work  occupancies,  resulted  in  a 
tremendous  reluctance  on  the  part  of  landlords  to  legally  convert  their  upper 
level  (lofts)  industrial  spaces  to  live/work  use.    By  1984  only  a  handful  of 
live/work  units  throughout  the  City  were  operating  with  the  benefit  of 
live/work  occupancy  permits. 

in  1979  the  Northern  California  chapter  of  the  Artists  Equity  Association 
held  several  workshops  on  live/work  space  and  in  1981  published  a  report  on 
artist  live/work  space  (Artist  Live/Work  Space  —  Changing  Public  Policy). 
The  report  recommended  alternative  zoning  regulations  to  facilitate  live/work 
use  for  artists  and  non-art1sts  throughout  the  City.    The  report  also 
recommended  changes  in  Building  Code  standards  to  encourage  and  facilitate  the 
conversion  of  commercial  and  industrial  buildings  to  live/work  use. 

In  September  1984,  at  the  urging  of  Artist  Equity  Association,  numerous 
live/work  tenants  who  wished  to  "legalize"  their  spaces,  and  several 
developers  who  wished  to  create  live/work  units,  the  Planning,  Housing  and 
Development  (PH&D)  Committee  of  the  Board  of  Supervisors  held  a  public  meeting 
to  discuss  the  housing  needs  of  local  artists,  focusing  on  zoning,  building 
code  and  financing  issues.    The  PH&D  Committee  recommended  the  formation  of  an 
Interdepartmental  Committee  of  all  the  principal  City  Departments  that  affect 
live/work  space.    The  purpose  of  the  Committee  was  to  review  and  discuss  the 
issues  related  to  the  creation  of  safe,  sanitary  and  affordable  live/work 
space  and  for  each  represented  department  to  amend  its  codes  or  rules,  as 
necessary  and  appropriate,  to  facilitate  the  development  of  safe  and 
affordable  live/work  units.    The  Interdepartmental  Committee  consisted  of  the 
Fire  Department,  the  Department  of  City  Planning,  the  Bureau  of  Building 
Inspection,  the  Mayor's  Office  of  Housing  and  Economic  Development,  the  Arts 
Commission,  the  Office  of  the  Mayor,  the  Residential  Rent  Stabilization  and 
Arbitration  Board  and  the  City  Attorney's  Office. 

In  September  1984  the  PH&D  Committee  also  recommended  that  a  study  be 
undertaken  to  determine  the  scope  of  the  problem  citywide  and  to  recommend 
solutions.    The  Mayor  funded  the  study  through  the  Art  Commission  and  the 
study  was  conducted  over  a  five  month  period  in  late  1984  and  early  1985. 
During  that  time  each  City  Department  was  reviewing  its  codes  and  regulations 
and  was  developing  code  amendments  and  rulings,  surveys  and/or  handouts  which 
were  intended  to  facilitate  the  creation  of  new  and  the  "legalization"  of 
existing  live/work  units. 
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In  October  1984  the  Department  of  City  Planning  conducted  a  survey  of 
live/work  tenants  as  part  of  its  South  of  Market  Rezoning  Study.    The  survey 
identified  the  space  needs,  open  space  desires,  parking  demand  and 
rent-sensitivities  of  South  of  Market  live/work  tenants.    Live/work  studios 
were  defined  in  the  study  as  "artist  studios  located  in  industrial-type 
buildings  where  the  artist  both  resides  and  produces  his/her  art  work." 
Findings  of  the  South  of  Market  Artist  Live/Work  space  survey  were  published 
by  the  Department  in  a  1985  report  entitled  "Report  on  the  1984  South  of 
Market  Artist  Live/Work  Space  Survey,  March  1985." 

The  Department  of  City  Planning  developed  new  zoning  standards  for 
live/work  units  in  the  South  of  Market  Rezoning  area  based  on  the  findings  of 
that  South  of  Market  live/work  survey,  the  recommendations  of  the  Mayor's 
Interdepartmental  Committee,  the  recommendations  described  in  the  April  1985 
Art  Commission  report  on  live/work  space,  on  numerous  public  meetings  with 
artists,  and  numerous  meetings  and  interviews  with  banks,  insurance  companies, 
architects  and  developers. 

The  proposed  citywide  live/work  ordinance  is  fashioned  on  the  South  of 
Market  Zoning  Controls.    The  proposed  Ordinance  is  intended  to  extend  the 
favorable  live/work  zoning  standards  which  were  adopted  by  the  City  Planning 
Commission  and  Board  of  Supervisors  for  the  South  of  Market  rezoning  area  to 
other  commercial  and  industrial  districts  as  a  principal  use  and  to  extend 
some  favorable  zoning  standards  for  artist  live/work  units  to  residential 
districts  in  existing  (nonconforming)  structures  as  a  conditional  use. 

Project  Description 

The  proposed  project  is  a  set  of  text  amendments  to  the  City  Planning  Code 
which  establishes  use  categories  called  cultural  arts  activities  and  live/work 
units;  creates  density,  open  space  and  parking  standards  for  live/work  units; 
establishes  procedures  and  conditions  for  allowing  live/work  units  in  existing 
(nonconforming)  structures  in  residential  districts  as  a  conditional  use; 
modifies  nonconforming  use  provisions  for  live/work  units;  and  permits 
cultural  arts  activities  and  live/work  units  as  a  principal  use  in  RC,  C-l, 
C-2,  C-3,  C-M,  M-l  and  M-2  districts. 

The.  proposed  legislation  would  permit  live/work  units  as  a  principal  use 
in  commercial  (RC,  C-l.  C-2,  C-3,  C-M)  or  industrial  (M-l,  M-2)  districts 
throughout  the  city.    The  "work"  activity  within  each  individual  live/work 
unit  would  be  limited  to  uses  which  are  permitted  within  the  applicable  zoning 
district.    Parking  would  be  required  for  new  construction  or  conversions  of 
use;  credits  for  on-site  parking  deficiencies  (Section  150  of  the  City 
Planning  Code)  would  be  allowed.    Open  space  would  be  required  for  live/work 
units  in  newly  constructed  buildings  or  expansions  of  existing  buildings. 
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The  proposed  legislation  would  permit  live/work  units  devoted  to  cultural 
arts  activities  (Section  102.4)  as  a  conditional  use  in  existing, 
nonconforming  use  structures  1n  RH  and  RM  residential  districts.  The 
legislation  establishes  conditions,  including  density  controls  and  the 
provision  of  adequate  on-site  parking,  for  approval  of  live/work  units  in  the 
RH  and  RM  districts.    Dwelling  units  or  group  housing  would  not  be  permitted 
to  convert  to  live/work  units  in  RH  and  RM  districts.    Live/work  units  would 
not  be  permitted  in  newly  constructed  buildings  in  RH  or  RM  districts. 

The  legislation  would  permit  live/work  units  as  a  principal  use  in  RC, 
C-l,  C-2,  C-3,  C-M,  M-l  or  M-2  districts,  provided  that  the  non-residential 
use  within  the  unit  is  one  permitted  or  conditional  within  the  district. 
Density  limits  for  live/work  units  are  regulated  by  the  Floor  Area  Ratio  (FAR) 
limits  established  for  the  applicable  zoning  district.    Conditional  use 
authorization  would  be  required  for  conversion  of  dwelling  units  or  group 
housing  to  live/work  use.    Other  features  of  the  legislation  include: 

—  Live/work  units  are  considered  a  commercial  occupancy. 

—  Floor  space  in  mezzanine  loft  areas  within  live/work  units  are  exempt  from 
the  calculation  of  gross  floor  area. 

—  Rear  yards  are  not  required  for  live/work  units. 

The  existing  Planning  Code  provisions  for  accessory  use  in  R  (residential) 
districts  would  not  be  changed  (Sections  204.1  and  204.2).    The  existing 
provisions  for  accessory  uses  for  artists  and  craftpersons  in  NC,  C  and  M 
districts  [Section  204.4(b)]  would  not  be  changed. 

Zoning  sets  parameters  for  development  with  regard  to  use,  density  or 
intensity  of  use,  building  envelope,  and  other  regulatory  measures  such  as 
parking  and  open  space.    Market  forces,  such  as  demand  for  specific  kinds  of 
space,  financing,  and  the  availability  of  such  space  based  on  current 
absorption  and/or  vacancy  rates  are  the  primary  factors  that  dictate  whether 
development  1s  likely  to  occur.    At  this  point,  however,,  the  demand  for 
live/work  space  1s  greater  than  the  supply  of  space  with  proper  live/work 
quarters  occupancy  permits.    The  demand  for  live/work  space  is  generated  by 
four  user  groups:    (1)  artists  who  want  to  be  close  to  their  workspace  so  they 
can  work  at  their  artistry  at  all  hours  of  the  day  or  night  when  the  creative 
spirit  strikes  them  and  also  because  many  artists  need  large  spaces,  tall 
ceilings,  freight  elevators  and  large  amounts  of  natural  light  to  properly 
produce  their  artwork;  (2)  small  professional  businesses  such  as  architects, 
lawyers,  bookkeepers,  computer  programmers  who  work  out  of  their  homes;  (3) 
start-up  businesses  such  as  caterers,  wholesale  distributors,  bakers;  and  (4) 
people  who  desire  loft  dwelling  simply  as  a  preferred  lifestyle.    The  greatest 
demand  for  live/work  space  1n  San  Francisco  is  generated  by  the  city's 
community  of  visual  and  performing  artists:    painters,  printmakers, 
photographers,  sculptors,  ceramicists,  jewelers,  graphic  artists,  woodworkers, 
musicians,  actors,  dancers,  film  and  video  makers  and  the  like. 
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Unfortunately,  available  census  data  do  not  identify  the  total  population 
of  artists  in  the  city.    Based  on  informal  surveys  of  local  artists  and 
artists  employed  in  for-profit  and  non-profit  arts  institutions  and 
establishments  in  the  city,  it  is  believed  that  most  artists  employed  in  local 
arts  activities  are  San  Francisco  residents.    Many  more  artists  work  in 
non-arts  fields  to  earn  their  living.    It  is  impossible  to  project  what 
percentage  of  the  "mainstream"  (non-art  related)  working  population  are 
artists.    Despite  a  review  of  data  derived  from  employment  surveys  of  arts 
institutions  as  well  as  data  generated  by  Art  Commission  and  Department  of 
City  Planning  surveys  of  artists.    It  has  not  been  possible,  in  the  space  of 
this  analysis,  to  estimate  the  total  population  of  artists  in  the  City.  It 
has  been  estimated  by  the  California  Arts  Council  that  San  Francisco's  artist 
population  represents  ten  percent  of  the  city's  total  population.    We  do  know, 
however,  certain  household  characteristics  of  our  local  artist  population. 

Based  on  a  sample  survey  of  1500  artists,  over  40  percent  preferred  live/work 
space  to  separate  living  and  working  quarters.    If  this  is  a  representative 
sample  of  the  city's  artist  population,  the  demand  for  artist  live/work  space 
is  very  strong.    Complicating  this,  however,  is  the  low  income  level  of  most 
local  artists.    Based  on  the  Art  Commission  survey,  25%  of  the  respondents 
earn  less  than  $10,000  annual  income;  62%  earn  between  $10,000  and  $30,000; 
and  14%  earn  over  $30,000  per  year.    Most  artists  (71%)  derive  less  than  half 
of  their  annual  income  from  their  artwork.    Current  rental  rates  for  live/work 
space  range  from  $.20  to  $.90  per  square  foot  per  month,  depending  on  its 
location,  condition,  length  of  occupancy  and  degree  of  code  conformity.  New, 
legal  live/work  space  is  expected  to  lease  for  around  $.60  to  $1.00  per  sq. 
ft.  per  month,  depending  upon  its  location,  amenities,  size  and  lease  terms. 

At  those  rental  levels  it  is  anticipated  that  unit  size  will  range  from 
800  to  1000  square  feet  and  will  be  affordable  to  commercial  artists,  artists 
with  "mainstream"  or  "straight"  jobs,  non-artist  professionals  and  start-up 
small  business  persons.    Rents  of  $480  to  $1,000  per  month  for  legal  live/work 
units  are  comparable  to  rates  local  residents  pay  for  smaller  size  residential 
units.    Combining  live  and  work  space  is  an  out-of-pocket  savings  for  artists 
who  would  otherwise  rent  studio  space  in  addition  to  renting  an  apartment  and 
can  represent  a  tax  advantage  for  artists  and  other  small  business  persons  who 
work  at  home. 

Although  it  is  impossible  to  predict  the  actual  demand  for  live/work  units 
from  artists,  start-up  businesses,  small  professional  businesses  and  certain 
other  households  who  prefer  loft  living  as  a  lifestyle,  this  analysis  will 
identify  a  probable  "order  of  magnitude"  demand  for  live/work  units  in  order 
to  project  the  potential  impacts  of  the  proposed  legislation. 
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Citywide  Live/Work  Legislation  Summary  Report 
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Based  on  the  Art  Commission  survey,  the  Department  of  City  Planning's 
survey  and  communications  with  property  owners,  commercial  real  estate  brokers 
and  various  representatives  of  the  local  small  business  community,  the 
effective  demand  for  new,  legal  live/work  units  over  the  next  five  years  by 
all  four  groups  of  potential  users  could  approach  2,900  units  and  could 
approach  a  total  of  6,500  units  over  the  next  20  years  when  the  demand  would 
be  expected  to  be  satisfied  by  an  adequate  supply  of  safe,  sanitary  and 
affordable,  legal  live/work  units.    These  figures  assume  a  relatively  stable 
artist  and  small  business  population  over  the  next  20  years  and  assumes  a 
tremendous  pent  up  demand,  the  bulk  of  which  could  be  satisfied  within  five 
years  from  adoption  of  the  proposed  legislation. 

In  1986  the  Department  of  City  Planning  conducted  a  comprehensive  field 
survey  of  all  identified  nonconforming  use  (NCU)  structures  in  the  city's 
residential  districts  to  identify  which  and  how  many  NCU  structures  were 
amenable  to  conversion  to  live/work  use.    The  criteria  used  to  determine  a 
building's  eligibility  for  conversion  included  (1)    the  building's  overall 
condition  and  seismic  safety  stability,  presence  of  openable  windows  for 
light,  air  and  ventilation  which  would  satisfy  Building  Code  standards,  and 
the  presence  of  on-site  parking.    Of  the  900+  NCU  buildings  surveyed,  96 
structures  contained  the  features  that  would  satisfy  Building  Code  and 
Planning  Code  requirements  for  conversion  to  live/work  use.    At  an  average 
1000  gross  sq.  ft.  per  live/work  unit  and  assuming  another  400  gross  sq.  ft. 
per  unit  for  on-site  parking,  approximately  480  live/work  units  could  be 
accommodated  by  conversion  of  these  96  NCU  structures.    Under  the  proposed 
legislation,  these  live/work  units  would  be  limited  in  tenancy  to  artists  (see 
Section  102.4  of^the  proposed  ordinance).    However,  it  cannot  be  expected  that 
all  96  buildings  would  be  converted  to  live/work  use.    Some  of  these 
structures  are  presently  in  retail,  auto  repair  or  office  use  and  are  allowed 
by  the  City  Planning  Code  to  remain  in  those  uses  and  retain  their 
non-conforming  use  status. 

Of  the  96  buildings  that  are  amenable  to  conversion  to  live/work  use 
because  they  have  the  structural  features  that  can  satisfy  the  Building  Code 
and  Planning  Code  requirements  for  live/work  use,  approximately  56  buildings 
are  vacant  or  are  in  storage/industrial  use  and  are  considered  to  be  strong 
candidates  for  conversion  to  live/work  use  because  (1)  the  costs  of  converting 
these  buildings  to  the  higher  rent-paying  retail,  office  or  residential  uses 
are  tremendous;  (2)  the  market  for  retail  and/or  office  use  is  not  strong  in 
the  particular  neighborhood  these  buildings  lie  within;  and  (3)    the  cost  of 
converting  these  structures  to  live/work  use  is  minimal.    Some  of  these  56 
buildings  could  be  expected  to  be  demolished  for  construction  of  new  housing. 
If  80%  of  these  56  buildings  were  converted  to  live/work  use,  approximately 
200  live/work  units  could  be  created  for  artist  tenancy.    This  would 
accommodate  approximately  10%  of  the  projected  demand  for  live/work  units 
generated  by  the  city's  artist  population  over  the  next  five  years. 
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Under  present  market  conditions,  the  proposed  legislation,  within  the  next 
five  years,  could  be  expected  to  result  in  the  "legalization"  of  approximately 
600  existing  live/work  units,  the  creation  of  from  700  to  1000  new  live/work 
units  from  conversions  of  loft  warehouses  and  the  creation  of  approximately 
100  to  200  new  live/work  units  from  new  construction  outside  of  the  city's  R 
(residential)  and  NC  (neighborhood  commercial)  districts.    This,  along  with 
the  200  new  live/work  units  created  within  NCU  structures  in  R  districts, 
could  accommodate  about  1600  to  2000  tenants  and  could  satisfy  approximately 
60%  of  the  estimated  citywide  demand  for  live/work  units. 

The  proposed  legislation  would  serve  to  maintain  the  existing  scale  of 
neighborhoods  as  the  rules  favor  conversions  of  existing  space  rather  than  Tiew 
construction.    The  provisions  which  allow  conversions  of  nonconforming  use 
structures  to  live/work  use  in  R  districts  would  tend  to  improve  the  physical 
and  economic  environment  of  those  neighborhoods.    The  conversion  of  commercial 
or  industrial  space  to  the  generally  low-intensity  live/work  use  is  not 
expected  to  create  a  significant  land  use  Impact.    The  conversion  of 
industrial  space  to  live/work  units  is  not  expected  to  adversely  affect  the 
City's  supply  of  affordable  industrial  space.    Most  buildings  which  are 
likely  candidates  for  conversion  to  live/work  use  are,  and  are  expected  to 
continue  to  be,  vacant  buildings  or  upper  level  loft  storage  spaces.  The 
conversion  of  vacant  industrial  structures  to  live/work  use  is  not  expected  to 
create  a  significant  adverse  impact  on  the  city's  industrial  vacancy  rate,  the 
overall  choice  of  industrial  space  for  the  city's  remaining  industry,  or  the 
affordability  of  rents  for  local  industry.    It  is  expected  to  make  more 
efficient  use  of  underutilized,  mostly  upper  level,  industrial  space. 

The  proposed  legislation  is  consistent  with  the  policies  of  the  City's 
Master  Plan  and  particularly  addresses  Objective  1,  Objective  7  and  Policy  10 
of  Objective  7  of  the  Residence  Element  of  the  Master  Plan  which  state: 

Objective  1:    To  provide  New  Housing  for  all  Income  Groups  in  Appropriate 
Locations. 

Objective  7:    To  provide  Maximum  Housing  Choice. 

Objective  7,  Policy  10:    Promote  the  Availability  of  Units  Suitable  for  Persons 
with  Varied  Lifestyles. 

The  proposed  legislation  also  addresses  Objective  2,  Policy  3  and  Objective  4, 
Policy  11  of  the  Commerce  and  Industry  Element  of  the  Master  Plan  which  state: 

Objective  1,  Policy  3:    Maintain  a  Favorable  Social  and  Cultural  Climate  in 
the  City  in  Order  to  Enhance  its  Attractiveness  as  a  Firm 
Location. 

Objective  4,  Policy  11:    Maintain  an  Adequate  Supply  of  Space  Appropriate  to 
the  Needs  of  Incubator  Industries. 

The  proposed  legislation  is  consistent  with  the  Prop.  M  priority  policies  as 
stated  in  Section  101.1  of  the  City  Planning  Code. 
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